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OVERVIEW 

 

The East Lyme School District retained Kaestle Boos Associates, Inc. (“KBA”) to complete an evaluation 

and prepare an Existing Conditions Report and Feasibility Study for their facilities.  KBA and consultants 

have surveyed the five schools in the District: Flanders Elementary School, Niantic Center Elementary 

School, Lillie B. Haynes Elementary School, East Lyme Middle School, and East Lyme High School.  

This study includes the Central Office building, an extension of Flanders Elementary School.   The 

purpose of this evaluation is to provide an overview of the original buildings, additions and sites, to 

identify items in need of repair or replacement.  This report will assist the School District in budgeting for 

the most appropriate and cost effective measures to maintain the safe operation, integrity, and 

functionality of all these structures and to prioritize the repairs or improvements for integration into a 

Capital Improvement Plan for a 5 year period. 

 

Key individuals who contributed to the compilation of information for the report and who met with KBA, 

were Dr. James Lombardo, Superintendent, Mr. Don Meltabarger, Business Director/ Director of 

Facilities, Mr. Ted Hunt, Facilities Services Supervisor, Joseph Smith, Building Inspector and Mr. 

Richard Morris, Fire Marshal.  Additional information was obtained through interviews or questionnaires 

with Ms. Melissa DeLoreto, Principal- Niantic Center, Dr. David Miko, Principal- Lillie B. Haynes, Ms. 

Linda Anania, Principal- Flanders, Ms. Judy Deleeuw, Principal- Middle School and Mr. Michael Susi, 

Principal- High School.  The Facilities Services Supervisor Mr. Ted Hunt and Director of Facilities, Mr. 

Don Meltabarger, have been instrumental with the assessment of the school buildings.  Additional 

meetings were held with maintenance staff and additional questionnaires were completed by teaching 

staff.  

 

The analysis methodology used in the development of this report included direct field investigation, 

discussions, e-mails and phone conversations with school and town officials, faculty, and maintenance 

personnel.  Construction Documents were generally available for the original constructions and additions.  

The report is a summary of findings of an investigatory process, conducted by a multi-disciplinary 

architectural, landscape architectural, and engineering team.  The study is divided by each building and 

each section begins with a Building Code Review, followed by an evaluation of the physical plants - 

building and grounds concluding with various recommendations and cost estimates.  

 

The code review determines the degree of conformance of the existing buildings to the Connecticut State 

Building Code, Fire Code and the Federal Americans with Disabilities Act to the extent required for 

existing buildings.  Since most of the buildings were constructed under older, less stringent codes, the 

review identifies scope of work mandated for existing buildings and identifies thresholds that trigger 

greater degrees of conformity with codes for new construction.  We predominately used the NFPA 101 

2003 life safety code to assess the life safety compliance of existing buildings.  

 

The building evaluation reports address both the sites and the buildings.  The site assessment examines 

the adequacy, efficiency, and safety of traffic circulation, parking areas and vehicle and pedestrian access 

routes.  The general condition of site materials, amenities, athletic facilities, and landscaping are 

evaluated.  The building assessment includes the condition of the building envelope, interior 

environments; structural, mechanical, plumbing, and electrical infrastructure systems.  The assessment 

also examines the general use of the spaces.  Current conditions and projected life expectancy of materials 

and systems are examined. 

 

Finally, the adequacy of the structures is assessed based on all of these findings and comprehensive 

recommendations and remedial work for the deficiencies are presented.   
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CENTRAL OFFICE 

 

Located at 167 Boston Post Road, East Lyme, Connecticut, the Central Office was built in 1916 as the 

original Flanders Elementary School and remains connected to the current school.  The structure consists 

of two occupied stories and an attic above grade and one basement storey below grade.  The building was 

first occupied as the district administrative office in 1964 after the completion of a new elementary school 

on the same site. 

 

General Building Information: 

• Total Building Area: Second Floor  5,760 square feet 

 First Floor                                         5,760 square feet 

 Lower Level 5,760 square feet 

                                                                                           17,280 square feet 

SITE 

 

Parking for the facility is an extension of the elementary school’s parking lot and is accessed from a 

shared entrance drive.  A handicapped parking space has been delineated; however it is not compliant 

with current State standards.  Circulation on the site is difficult with vehicular and pedestrian cross 

circulation patterns with limited directional signage.  Site improvements, including walkways and paved 

surfaces are in relatively poor condition as they are cracked and irregular. 

 

ARCHITECTURAL 

 

The Central Office building is the oldest building evaluated in the scope of this study.  As a result, it has 

several code and infrastructure deficiencies.  This building has fire protection sprinklers only in the 

storage and boiler rooms in the basement.  Given the building use, construction materials and height, the 

fire marshal recommended that the building be fully sprinklered for safety.  The buildings existing 

staircases provide adequate egress width but require updated tread nosing and hand and guard rails.  The 

building is not handicapped accessible and would need significant upgrades to become compliant. 

 

The exterior windows and roof are showing signs of deterioration.  The exterior masonry on the south 

wall is cracking between windows.  The interior carpeting is over the existing hardwood floors and is 

showing significant signs of wear.  The space has been subdivided and reworked many times over the 

years and some partitions and space finishes are newer than others.  Moisture infiltration is potentially an 

issue in the basement, occupants complained of an odor, and the moisture infiltration could contribute to 

mold growth.  Asbestos is present in locations throughout the building and should be considered during 

any renovations. 

 

ROOF 

The roof at the Central Office building appears to be the original slate roof.  The major cause for concern 

on a slate roof this old are the fasteners, which typically begin to fail due to corrosion.  Slates will begin 

sliding off the roof possibly causing bodily harm to unsuspecting pedestrians below which could be a 

major liability for the town in the future.  A plan of action for assessing the condition of the existing roof 

and eventual replacement of this roof should be examined. 

 

WINDOWS 

The Central Office building appears to contain the original wood framed - clear glass windows, these are 

historically appropriate for the building but are thermally inefficient and require substantial maintenance.  

Many windows have aftermarket aluminum storm windows which were popular in the 1950's to reduce 

drafts. These storm windows are now misaligned and show signs of long term wear.  The paint on the 
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windows is dried, cracked and peeling exposing the wood to the elements increasing the possibility of 

further damage. 

 

STRUCTURAL 

The Central Office building which is attached to the current Flanders Elementary School is a multi-story 

structure with a partially exposed basement, main and upper level floors and attic.  The structure consists 

of brick masonry bearing walls on the exterior and interior of the building with wood joists spanning 

between the exterior walls on the south and north sides and the interior corridor bearing walls.  The wood 

floor joists support wood floor decking and floor finishes.  The attic floor is also framed with wood joists 

spanning between masonry bearing walls and tied in the north - south direction with steel turnbuckles to 

prevent lateral movement in the exterior walls of the building.  The roof structure is a combination of 

wood framing and steel members which support the wood framing for the roof and cupola.  The 

foundations are a combination of brick and stone bearing walls and concrete.  
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FLANDERS ELEMENTARY SCHOOL 

 

Located at 167 Boston Post Road, East Lyme, Connecticut, the original structure was built in 1964 and 

replaced the current Central Office building as the Flanders Elementary School.  Two additions were 

completed in 1976, providing additional classroom space and a gymnasium. 

 

General Building Information: 

        

• Total Building Area: 1964 Construction  30,140 square feet 

 1976 Construction 36,787 square feet 

                                                                                           66,927 square feet 

SITE 

 

The elementary school site is congested as it is shared with numerous activities, including access to the 

Central Office, vehicular access and parking for a portion of the high school track, football field and 

parking for the high school pool and tennis courts.  The entrance drive is utilized for access by the faculty 

staff, school buses, visitors and parent drop-off.  Parking is defined by pavement markings and a few 

directional signs.  Access to the facility is primarily from the bus-loop and parking area, with a perimeter 

walk around the North end of the building to the recreation fields and playgrounds in the rear.  Provisions 

for deliveries and service have been incorporated within the parking area immediately adjacent to the 

Central Office.  The parking lot is deteriorating.  The vehicular and pedestrian traffic flow is an important 

issue at this location, as it causes safety concerns.  Additional parking is needed; the current lot overflows 

onto a gravel and dirt area adjacent to the neighboring football field, which has become worn and has 

inadequate drainage. 

 

ARCHITECTURAL  

 

Due to its date of construction, the school is not Handicapped Accessible and significant renovations 

would be required to provide accessibility.  Some doors in the original building are too narrow and are not 

code compliant.  The thresholds at the 1976 bathrooms and locker rooms by the gymnasium are too steep 

and are not code compliant. The school is not sprinklered nor does it have adequate rescue windows.  The 

fire marshal would like to see it sprinklered.  There are no occupancy load signs visible in the assembly 

spaces. 

 

Some exterior door and window systems are deteriorated.  Asbestos is present in locations throughout the 

building and should be considered during any renovations.  The building has little mechanical ventilation 

and independent window mount air conditioning units can be found throughout the school to compensate 

for temperature, ventilation and humidity issues.  Many of the interior spaces are carpeted, the carpeting 

in the corridors is new but the carpeting within the rooms is worn and frayed and has become a tripping 

hazard.  The carpeting also traps dust, dirt and pollutants. 

 

ROOF 

 

The roofs consist of modified bitumen multi-ply built membranes with a granulated cap sheet.  The roofs 

are relatively flat with a minimum pitch to the drains but no major areas of ponding water were observed.  

The roofs do not have a system of secondary drains to evacuate the water in case of emergency.  Close 

proximity to existing trees was observed and these trees should be properly trimmed to prevent leaves 

from blocking roof drains.  Some roof connections are not flashed adequately.  A condensing unit on the 

roof is not properly secured. 
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WINDOWS 

 

The windows in the original 1964 construction consist of aluminum-framed non-insulated single-pane 

units.  The doors are painted hollow-core non-insulated steel with single pane side lites and transoms.  

The 1976 addition contain single hung aluminum-framed double-pane aluminum windows.  The caulking 

around the perimeter is old, dried and cracked allowing wind and rain into the facility.  The window type 

combined with the failed caulking permits a great amount of heat loss from the building. 

 

STRUCTURAL  

 

At the original 1964 building, movement and spalling of the exterior brick and mortar is occurring at 

various locations on the exterior of the building.  The most visible areas are along the south wall of the 

Cafeteria/Multi-Purpose room, the exterior wall of the electrical room and the north and east wing walls 

on the connector which ties the original building to the Central Office.   

 

M/E/P/FP SYSTEMS 

 

Building HVAC Systems: 

 

The heating system consists of two hot water boilers and heating circulating pumps located in the first 

floor boiler room. 

The ventilation systems are provided through roof mounted exhaust fans fed by exhaust ductwork and 

grilles, without any make-up supply air.   

Air conditioning systems are not installed in this project.  Various window A/C units provide spot cooling 

where installed. 

 

Space Systems: 

 

Classrooms are provided with perimeter finned tube hot water radiation with a local thermostat 

(pneumatic).  Wall exhaust grilles connect to ductwork serving roof mounted exhaust fans. 

 

Toilet Rooms are provided with hot water radiation and ceiling exhaust grilles serving roof exhaust fans. 

 

The Media Center is provided with perimeter finned tube and convector radiation with a local thermostat 

(pneumatic).  Ceiling exhaust grilles connect to ductwork serving roof mounted exhaust fans. 

 

The Cafeteria/Kitchen is provided with a heating and make up air unit with a hot water coil providing side 

wall supply and ceiling return air to the Cafeteria with an outdoor air damper opening interlocked with the 

Kitchen hood exhaust fan. 

 

The Gymnasium is provided with two air handling heating and ventilating units with hot water coils 

located above the Stage.  Heating and ventilation is supplied to the space through side wall supply grilles. 

Ventilation air is exhausted through side wall grilles connected to a roof mounted exhaust fan interlocked 

with AHUs.  Additional heat is provided from finned-tube radiation mounted high on two walls with a 

local thermostat (pneumatic). 
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NIANTIC ELEMENTARY SCHOOL 

 

Located at 7 West Main St., Niantic, Connecticut, the oldest part of the structure was built in 1952, 

replacing the adjacent existing school building of unknown age.  An addition and alterations was 

completed in 1976, replacing a portion of the original school which was demolished and adding new 

space to the total footprint. 

 

General Building Information: 

        

• Total Building Area: 1952 Construction remaining 16,843 square feet 

 1976 Construction 33,800 square feet 

                                                                                           50,643 square feet 

 

SITE 

 

The site is generally well organized with some provisions for the separation of activities.  Many of the site 

improvements are in need of repair or replacement due to life cycle age and deterioration.  The pedestrian 

and vehicular circulation patterns appear to work.  Never the less, they can be improved to reduce cross 

circulation and improve overall safety measures.  Provisions for handicapped accessibility need to be 

addressed to conform to current Federal and State requirements. 

 

ARCHITECTURAL  

 

Due to its date of construction, the school is not Handicapped Accessible and significant renovations 

would be required to provide accessibility.  The existing stair handrails are not continuous and in some 

instances only child height handrails have been provided, adult height handrails are also recommended for 

safety.  The school is not sprinklered and rescue windows are not provided throughout and the fire 

marshal would like the building to become sprinklered for safety.  There are no occupancy load signs 

visible in the assembly spaces. 

 

The exterior window systems are deteriorated and dangerous.  Asbestos is present in locations throughout 

the building and should be considered during any renovations.  The building has little mechanical 

ventilation and independent window mount air conditioning units and portable de-humidifiers can be 

found throughout the school to compensate for temperature, ventilation and humidity issues.  Many of the 

classrooms are carpeted which traps dust, dirt and pollutants 

 

ROOF 

 

The existing roofs consist of approximately 25,000 sq. ft. of multi-ply built up asphalt membrane with a 

granulated cap sheet.  The installation appears to be less than 10 years old and in good condition.  The 

roofs have a minimum slope to the drains but no areas of ponding water were observed and no leaks were 

reported.  The roofs have no secondary drainage system to evacuate the water in case of an emergency. 

 

WINDOWS 

 

A majority of the windows are single-pane, non-thermal, steel-casement units set in wood frames or 

double-hung wood windows.  They are in poor condition, and date back to the original construction 

erected in 1952.  The glazing assemblies in the addition completed in 1976, although double pane 

systems, do not meet the current standards for thermal windows. 
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STRUCTURAL  

 

The School consists of the 1952 two story building and the L-shaped 1976 two story addition.  The 

addition was attached to the southwest side of the 1952 building.   

The structure for the 1952 building is a combination of various structural elements.  The portion of the 

Upper Level floor framing above the Gymnasium consists of wide flange beams and girders supporting 

steel joists which span between girders and a concrete slab.  This framing is hung from steel roof trusses 

that span the Gymnasium and Upper Level floor and are attached to wide flange columns.  The columns 

are located in the exterior north and south walls.  Beyond the trusses, the Upper Level floor framing bears 

on the exterior masonry bearing walls and interior columns or interior masonry bears walls.  The roof 

framing beyond the trusses on the east and west sides are steel joists which span between the north and 

south masonry bearing walls.  The roof deck is 1½” metal roof deck.  The foundations for this building 

consist of reinforced concrete walls, buttresses, piers and footings.  

 

The structure for the 1976 classroom addition consists of wide flange roof and floor beams supporting 

reinforced concrete slabs and metal roof deck.  The beams are attached to wide flange columns which 

carry the floor and roof loads to the foundations.  The foundations are constructed with reinforced 

concrete walls, buttresses, piers and footings.  The exterior masonry walls are constructed with 8” 

concrete block, 2” cavity with 2” rigid insulation and 4” veneer brick.  The 3/4” maximum air space due 

to the nominal width of the brick and block is inadequate for proper ventilation of the cavity.  The narrow 

cavity is subjecting the brick to wetting from both the exterior absorption of rainwater and drainage of the 

any water/moisture which enters the cavity.  In addition, the weep holes are either below grade or many 

are clogged which will not allow the proper drainage of the cavity. 

 

M/E/P/FP SYSTEMS 

 

The heating system consists of two hot water boilers, and building heating circulating pumps located in 

the first floor boiler room. 

The ventilation systems are provided through roof mounted exhaust fans fed by exhaust ductwork and 

grilles. 

Air conditioning systems are not installed in this project. Various window A/C units provide spot cooling 

where installed. 

 

The classrooms are provided with perimeter finned tube hot water radiation with a local thermostat 

(pneumatic).  Wall exhaust grilles connect to ductwork serving roof mounted exhaust fans. 

 

The toilet rooms are provided with hot water radiation and ceiling exhaust grilles serving roof exhaust 

fans. 

 

The Media Center is provided with perimeter finned tube and convector radiation with a local thermostat 

(pneumatic).  Ceiling exhaust grilles connect to ductwork serving roof mounted exhaust fans. 

 

The Cafeteria/Kitchen is provided with a heating and make up air unit with a hot water coil providing side 

wall supply and ceiling return air to the Cafeteria with an outdoor air damper opening interlocked with the 

Kitchen hood exhaust fan. 

 

The Gymnasium is provided with two Air Handling Heating and Ventilating Units with hot water coils 

located above the Stage.  Heating and ventilation is supplied to the space through side wall supply grilles. 

Ventilation air is exhausted through side wall grilles connected to a roof mounted exhaust fan interlocked 

with AHU’s. Additional heat is provided from finned-tube radiation mounted high on two walls with a 

local thermostat (pneumatic). 
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LILLIE B. HAYNES ELEMENTARY SCHOOL 

 

Located at 29 Society Road, Niantic, Connecticut, the original structure was built in 1957, as the regional 

Junior High School.  An addition and alteration was completed in 1972, adding substantially more square 

footage to the school.  The school was again internally altered in 2002 when it was converted from the 

Junior High school to an Elementary School and assumed the same name as the Elementary School that 

was demolished in 2002 to permit the construction of the new Middle School. 

 

General Building Information: 

        

• Total Building Area: 1957 Construction  58,024 square feet 

 1972 Construction 42,795 square feet 

                                                                                           100,819 square feet 

SITE 

 

The site has evolved as the programmatic needs as the school have grown.  Pedestrian and vehicular cross 

circulation patterns have been created, way finding is difficult and the current land use is not well 

organized.  The primary concerns are a lack of adequate parking, provisions for handicapped accessibility 

and the deteriorated condition of the site improvements.     

 

The current parking lot overflows with a typical days occupancy, forcing staff to park illegally or on the 

lawns.  There is little space available for guest parking and when the school hosts an event there is a 

significant shortage of parking.  An accessible path has not been provided to all accessible means of 

egress. 

 

ARCHITECTURAL  

 

During the conversion to an Elementary school significant changes were made to provide handicapped 

accessibility throughout the school.  The school has sprinklers throughout, but would need to be further 

examined to determine if it meets the current design standards for a “Fully Sprinklered” building.  There 

are no occupancy load signs visible in the assembly spaces.  The cafeteria door to the corridor is original 

and is too narrow to permit proper accessibility.  Many of the plumbing fixtures are either original or 

replaced in the original size and position, and are therefore not appropriate heights for elementary school 

children. 

 

The exterior window systems are generally in good condition; some window units are original and should 

be upgraded to more thermally efficient units.  Asbestos is present in locations throughout the building 

and should be considered during any renovations.  The building has some mechanical ventilation; 

however ventilation and cooling issues are substantial during the summer program occupancy.  The 

summer programs are currently restricted in space to classrooms with air conditioners.  Many of the 

classrooms are carpeted which traps dust, dirt and pollutants. 

 

ROOF 

 

The existing roofs consist of two different roof types.  The majority of the roofs are a modified bitumen 

multi-ply built up assembly with a granulated cap sheet that is almost 10 years old.  The "Learn Program" 

classroom wing has a spray on foam roofing system installed in the 1970’s that is in poor condition 

Neither roofs contain a secondary emergency drainage system.  
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WINDOWS 

 

The majority of the windows in wings A, C, D and E are new, however sections appear to be the original 

single pane combination awning, fixed glass units installed in the 1957 construction.  Several doors are 

painted hollow core steel units from the same era.  The original windows are old non-thermal, inefficient 

units that produce a great amount of heat loss.  The caulking around the perimeter of the windows is 

dried, cracked and failing allowing wind and rain to enter the facility. 

 

STRUCTURAL  

 

Extensive masonry spalling and excessive wearing of the surface of the exterior brick is visible 

on the original building especially on the southeast classroom wing, the northwest classroom 

wing and the south wall of Gymnasium.  The spalling and wearing has caused up to 2” crevices 

to form in the face of the bricks and portions of the mortar joints have also spalled.  The intrusion 

of water through the rough porous surface of the deteriorating brick and open mortar joints is 

accelerating the damage.   

 

M/E/P/FP SYSTEMS 

 

Building HVAC Systems: 

 

The heating system consists of two hot water boilers with building heating circulating pumps located in 

first floor boiler room. 

The only air ventilation is provided through roof mounted exhaust fans fed by exhaust ductwork and 

grilles. 

Air conditioning systems are not installed in this project.  Various window A/C units provide spot cooling 

where installed. 

 

Space Systems: 

 

The classrooms are provided with perimeter finned tube hot water radiation with a local thermostat 

(pneumatic). Wall exhaust grilles connect to ductwork serving roof mounted exhaust fans. 

 

The Toilet Rooms are provided with hot water radiation and ceiling exhaust grilles serving roof exhaust 

fans. 

 

The Media Center is provided with perimeter finned tube and convector radiation with a local thermostat 

(pneumatic). Ceiling exhaust grilles connect to ductwork serving roof mounted exhaust fans. 

 

The Cafeteria/Kitchen is provided with heating and a make-up air unit with hot water coil providing side 

wall supply and ceiling return air to the Cafeteria with outdoor air damper opening interlocked with the 

Kitchen hood exhaust fan. 

 

The Gymnasium is provided with two Air Handling Heating and Ventilating Units with hot water coils 

located above the Stage. Heating and ventilation is supplied to the space through side wall supply grilles. 

Ventilation air is exhausted through side wall grilles connected to a roof mounted exhaust fan interlocked 

with AHU’s. Additional heat is provided from finned-tube radiation mounted high on two walls with a 

local thermostat (pneumatic). 
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EAST LYME MIDDLE SCHOOL 

 

Located at 31 Society Rd., Niantic, Connecticut, was built in 2002 and programmatically replaced what 

has now become Lillie B. Haynes Elementary School. 

 

General Building Information: 

        

• Total Building Area: 2002 Construction        189,622 square feet                                                  

 

SITE 

 

As the school is relatively new, it is in good condition and the site layout is well organized.  Circulation 

patterns are clear with provisions for separation between pedestrians and vehicles.  There is a distinct 

public side of the building, including a parent drop off and general parking.  The bus loop is located in the 

rear of the building and all outdoor activities, including the athletic fields are located along the rear of the 

site.  There appears to be adequate parking for the school and other community activities.   

 

ARCHITECTURAL 

  

Due to its recent date of construction, the school was designed to modern Accessibility and Building 

Code.  The inspection revealed that the spaces are compliant.  We recommend that some additional 

signage be provided for life safety for wheelchair bound individuals. 

 

The exterior arches are spotted with efflorescence and water stains.  The visible staining is a symptom of 

high moisture content within the masonry.  The building is located in a high moisture environment due to 

its proximity to the shore.  The internal condition of these arches should be inspected for possible internal 

damage and the masonry walls should be properly cleaned and vented.  The interior finishes in the 

basement show signs of moisture infiltration, the slab moisture infiltration should be investigated and the 

floors should be cleaned and re-waxed. 

 

ROOF 

 

The roof is 8 years old consisting of a fully adhere EPDM membrane system installed on sloped metal 

decks which provides adequate slope to the drains.  No significant areas of ponding water were observed.  

The condition of the membrane and lap seams shows no evidence of deterioration. 

 

WINDOWS  

 

The facility was constructed 8 years ago and contains double pane thermal glazing in aluminum frames. 

The installation appears to be in good condition and no additional observations were made. 
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EAST LYME HIGH SCHOOL 

 

Located at 30 Chester Field Road, East Lyme, Connecticut, the original structure was built in 1967.  An 

addition and alterations project occurred in 1973.  The building received internal alterations in 1985.  The 

most recent addition was completed in 1999. 

 

General Building Information: 

        

• Total Building Area: 1967 Construction 102,293 square feet 

 1973 Construction 75,400 square feet 

 1985 Alterations - 

 1999 Construction 59,794 square feet  

                                                                                           237,487 square feet 

SITE 

 

The school occupies a large sprawling site that has been developed to accommodate multiple school 

activities, including provisions for large athletic events.  The main entrance is located on the east side of 

the site however there are several additional access points including Flanders Elementary School.  As the 

facility has had numerous additions and renovations, the overall condition of the site improvements varies 

greatly.  The renovation or replacement of many of the site improvements, including provisions for 

handicapped accessibility across the campus is the primary focus in this report. 

 

ARCHITECTURAL  

 

Due to its date of the original construction and the addition’s construction, the school is not completely 

Handicapped Accessible and bathroom renovations would be required to provide accessibility throughout.  

The school is sprinklered throughout, further investigation of this system would need to be done to 

identify if this system meets the current definition of a “Fully Sprinklered” building.  Many of the room 

sign and exit identification signs are missing.  There are no occupancy load signs visible in the assembly 

spaces. 

 

The exterior window systems in the original construction are single pane glazing and are thermally 

inefficient.  Asbestos is present in locations throughout the pre-1998 portion of the building and should be 

considered during any renovations.  The building has limited mechanical ventilation and de-humidifiers 

can be found throughout the school to compensate for ventilation and humidity issues.   

 

ROOF 

 

The roofs contain two distinct types of membranes as well as areas with standing seam metal roofing.  

The majority of the school contains low slope roofing surfaces consisting of multi-ply built up asphalt 

systems with a granulated cap sheet installed less than 10 years ago.  The roof on the latest addition, 

constructed in the 1990’s, consists of a fully adhered EPDM rubber membrane.  A majority of the 

membrane roofs have crystalline solar panel arrays which were installed in 2008.  The roofing systems 

appear to be in good condition with a history of only a few leaks which have been addressed as they have 

occurred. 

 

WINDOWS 

 

The new addition contains aluminum framed windows and doors.  The windows and door side lites have 

double pane thermally efficient glazing the windows are single hung frames that appear to be in good 

condition.  In the original construction, the majority of the windows and doors were installed in the 1967, 
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with the exception of a few newer double pane thermal replacement window installed when areas were 

renovated.  The original aluminum framed windows contain single pane awning type un-insulated units 

with no insect screens.  The doors and frames in the original construction are painted steel hollow core 

un-insulated units. 

 

 

STRUCTURAL  

Original 1966 Building: 

The original building was constructed in 1966 and was composed of the main building with a two story 

classroom wing including the Cafeteria on the Main Level.  The Gymnasium on the west side and the 

Auditorium on the east side were attached to the main building by way of single story connectors.  The 

structure of the main building consists of reinforced concrete waffle slabs at the Upper Level, Mechanical 

Room and roof that are supported by interior and exterior reinforced concrete beams and columns.  The 

exterior columns and spandrel beams are exposed on the exterior and continue into the finished spaces 

which subject the concrete to considerable temperature differential movement.  The foundations which 

support the structure are constructed of reinforced concrete walls, piers and footings. 

 

The exterior masonry cavity walls frame horizontally between columns and vertically between floor or 

roof beams.  The walls are constructed with 4” brick, 2” rigid insulation and 8” concrete block.  

According to the Contract Documents the brick is tied to the concrete brick with U shaped steel anchors 

that are placed in the concrete block mortar joints with eyes that extend into the cavity.  Steel U shaped 

pintels are attached to the eyes and are set in the brick mortar joints.  The anchors are spaced at 16” on 

center horizontally and vertically.  The drawings do not specify if the pintel or anchor are hot dipped 

galvanized. 

 

The Connectors consists of reinforced concrete waffle slabs and spandrel beams that are supported on 

reinforced concrete columns.  Reinforced concrete walls, buttresses, piers and footings carry the vertical 

loads from the columns and walls. 

 

The Auditorium which is attached to the east connector is constructed wide flange steel columns that 

support wide flange floor beams and slabs at the Mechanical Mezzanines and the roof structure.  Wide 

flange roof beams span between columns and support long span steel joists and 18 gage metal roof decks 

at the high roof above the Auditorium.  The structure for the adjoining music rooms is similar to the 

Auditorium with wide flange columns and beams with long span joists spanning between the beams.  The 

exterior walls are 1’-2” deep with 4” brick, 2” rigid insulation and 8” concrete block.  The superstructure 

and walls are supported by reinforced concrete foundation walls piers, buttresses and footings. 

 

The Gymnasium wing consists of a two story space with Locker Rooms on the Main Level and a 

Mechanical Mezzanine above Locker Rooms.  The Mezzanine Level floor is a reinforced concrete waffle 

slab that is supported by reinforced concrete beams and columns.  The roof structure is composed of wide 

flange columns and beams that provide support for steel joists and metal roof deck.   

The Gymnasium structure is constructed with wide flange columns on the exterior walls that support 

spandrel wide flange beams.  Steel joists which span the Gymnasium floor bear on the spandrel beams 

and carry the metal roof deck.  The foundation for this wing is similar to the Auditorium wing. 

 

1971 Additions: 

The 1971 additions consisted of a two story C – shaped classroom wing attached to the north side of the 

original building and a new Gymnasium attached to the south side of the original locker rooms and 

gymnasium.   
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The classroom addition was constructed with reinforced concrete beams and columns that support a 

reinforced 2 way concrete slab for the 2
nd
 floor and the roof deck.  The perimeter beams carried the 

exterior concrete block and cavity walls.  Reinforced concrete foundation walls, buttresses, piers and 

footings provided the bearing capacity for the concrete framed building.   

 

The South Gymnasium addition was constructed adjacent to the south wall of the original building Locker 

Rooms.  The structure of the South Gymnasium is constructed of structural steel columns and perimeter 

beams with long span joists spanning the gymnasium floor.  The columns and exterior masonry walls are 

supported by the reinforced concrete walls, buttresses and footings. 

 

1998 Additions: 

The structure for the two story classroom addition includes steel tube columns supporting wide flange 

floor and roof beams.  Metal floor and roof deck span between and are attached to the wide flange beams.  

The floors slab is 3¼”lightweight concrete over 2”, 20 gauge galvanized metal floor deck.  The slab is 

reinforced with welded wire fabric.  The roof deck is 1½” 20 gauge Type “B” metal roof deck.  The 

canopy that ties the new addition to the original school building is constructed of steel framed tube trusses 

supported by steel columns.  Wide flange beams installed perpendicular to the trusses is purlins with 

tension rods.  The purlins are attached to the top chord of the trusses and support the glass skylight system 

and metal roof deck. 

 

The pool addition to the south side of the South Gymnasium is constructed with steel rigid frames and 

steel beam purlins that span between the rigid frames.  Metal roof deck spans perpendicular to the purlins 

and is attached to the top flange of the purlins.  An Upper Level Mezzanine is located on the north side of 

the pool building.  The Mezzanine structure consists of wide flange columns and beams which support an 

8” precast hollow core plank system.  The steel beams bear on an interior reinforced concrete block wall 

that separates the pool from the changing rooms.  The foundation walls, buttresses, piers tie beams and 

footings along with the slab on grade are constructed with reinforced concrete.   

 

Observations:  

Movement has been observed in the exterior brick on the north side of the Music Rooms adjacent to the 

Auditorium and above the mechanical louver on the south side of the north Gymnasium as well as above 

the three window openings on the north side of the same Gymnasium.  The exterior brick wythe is 

moving outward away from the face of the building.  The movement is greatest directly below the roof’s 

gravel stop and ends approximately half the distance down the window height.  The cause of the 

movement is not known at this time and additional exploration of the wall will be required.   

 


